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Developer ;   The  developer  of  One  Lincoln  Street  is  Kingston 
Bedford  Joint  Venture,  a  Massachusetts  general  partnership, 
consisting  of  Metropolitan  Structures,  an  Illinois  general 
partnership,  Columbia  Plaza  Associates,  a  Massachusetts  general 
partnership,  and  Metropolitan/Columbia  Plaza  Venture,  a 
Massachusetts  general  partnership,  its  successors  and  assigns  (the 
"Developer" ) . 

Architect ;   The  project  architect  is  Jung/Brannen  Associates, 
Inc.,  with  an  address  of  177  Milk  Street,  Boston,  Massachusetts 
02109. 


Project  Area:   One  Lincoln  Street  will  be  located  within  the 
parcel  of  land  in  Boston,  bounded  by  Kingston  Street,  Bedford 
Street,  Essex  Street,  the  John  F.  Fitzgerald  Expressway  and 
Lincoln  Street  (other  than  the  portion  of  said  land  occupied  by  88 
Kingston  Street,  105  Bedford  Street  and  the  portion  of  Columbia 
Street  adjacent  to  105  Bedford  Street)  as  more  particularly 
described  in  Exhibit  A  attached  to  this  Development  Plan  and 
incorporated  herein  (the  "Project  Area"). 

Proposed  Location  and  Appearance  of  Structures:   One  Lincoln 
Street  consists  of  the  demolition  of  the  existing  parking  garage 
and  office  building,  and  the  construction  of  a  mixed  use 
development  consisting  of  an  office  building  with  both  a  tower  and 
a  low-rise  element,  a  new  underground  parking  garage,  and  lower 
floor  retail.   The  uses  of  One  Lincoln  Street  will  be  limited  to 
those  set  forth  in  the  use  chart  attached  hereto  as  Exhibit  B  and 
incorporated  herein  (the  "Use  Chart").   The  location  and 
appearance  of  the  office  tower,  the  low-rise  element,  the 
underground  parking  garage  and  other  improvements  of  One  Lincoln 
Street  shall  generally  conform  with  the  schematic  drawings  and 
other  materials  contained  in  the  One  Lincoln  Street  (Kingston/ 
Bedford  Development  Plan)  Revised  Developer's  Alternative 
Schematic  Design  Submission  dated  June  1,  1989,  which  drawings  are 
attached  hereto  as  Exhibit  C  and  incorporated  herein  (the  "Revised 
Design  Submission").   These  plans  are  subject  to  change  based  upon 
further  design,  environmental  and  other  development  review  by  the 
Authority  in  accordance  with  Article  31  of  the  Code  and  the 
Development  Review  Procedures. 

The  office  tower  will  be  constructed  over  the  southeastern 
portion  of  the  Project  Area,  connected  to  and  integrated  with  the 
low-rise  element  over  the  western  and  northern  portions  of  the 
Project  Area,  which  is  stepped  back  from  the  street  at  several 
levels.   The  base  contains  office  space,  retail  space  and  a  skylit 
second-floor  public  atrium.   One  Lincoln  Street's  design 
harmonizes  with  the  surrounding  neighborhood  in  scale  and 
architectural  elements  and  preserves  the  City's  history  and 
character  through  the  use  of  scale-giving  elements  in  the  facade 
design,  carefully  planned  massing,  materials  and  ornamentation 
characteristic  of  landmark  buildings  in  the  City.   One  Lincoln 
Street  shall  have  heights  and  gross  floor  areas  consistent  with 
those  set  forth  in  the  dimensional  chart  attached  hereto  as 
Exhibit  D  and  incorporated  herein  (the  "Dimensional 
Requirements"),  as  such  may  be  effected  by  changes  to  One  Lincoln 
Street  resulting  from  further  design,  environmental  and  other 
development  review  by  the  Authority  in  accordance  with  Article  31 
of  the  Code  and  the  Development  Review  Procedures. 

The  mid-portion  of  the  office  tower  makes  a  transition  from 
the  solid  appearance  of  precast  panels  with  punched  windows  to  a 
less  solid  appearing  glass  and  kynar-f inished  curtain  wall  system, 
its  overall  mass  broken  up  through  a  series  of  corner  setbacks,  a 
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slimming  vertical  emphasis,  and  the  change  in  material.   One 
Lincoln  Street's  overall  scale  is  minimized  by  separating  One 
Lincoln  Street  visually  into  two  buildings.   It  is  currently 
contemplated  that  said  minimization  in  scale  will  be  accomplished 
by  cladding  the  low-rise  element  in  red  brick  above  a  granite  base 
(in  contrast  to  the  grey  granite  base  of  the  office  tower),  and  by 
incorporating  an  all-glass  connection  where  the  low-rise  element 
meets  the  office  tower. 

The  Developer  anticipates  commencing  construction  of  One 
Lincoln  Street  in  the  first  half  of  1990,  and  completing 
construction  by  the  end  of  1993. 

Open  Spaces  and  Landscaping;   One  Lincoln  Street  will  include 
a  series  of  ground  floor  lobbies,  passages,  and  public  spaces 
which  incorporate  retail  shops  wherever  possible.   The  Developer 
intends  to  construct  a  four-story  landscaped  and  skylit  atrium 
which  extends  upward  from  the  second  floor  above  the  central 
public  space  alongside  the  proposed  Columbia  Street  pedestrian 
plaza.   A  community  exhibition  area  is  proposed  to  be  included  in 
the  development  of  the  atrium  public  area.   One  Lincoln  Street 
will  form  a  vital  pedestrian  link  by  integrating  established 
pedestrian  passageways  in  the  area  into  the  access  points  of  the 
building,  thereby  offering  a  variety  of  interior  streets,  passages 
and  lobbies  to  gather,  shop  and  further  explore  the  surrounding 
area. 

The  Developer  will  also  landscape  the  sidewalk  area 
surrounding  the  building,  pave  the  sidewalk  area  with  brick 
pavings  with  granite  curbs,  provide  acorn  lighting  fixtures  and 
street  trees,  and  preserve  the  existing  granite  slabs  in  the 
sidewalk  area.   The  Developer  will  construct  a  landscaped 
pedestrian  plaza  on  the  remaining  portions  of  Columbia  Street 
adjacent  to  the  building  which  will  harmonize  with  the 
architectural  theme  of  One  Lincoln  Street's  public  spaces.   If  the 
existing  building  located  at  the  corner  of  Essex  Street  and 
Kingston  Street  is  demolished  and  the  site  of  the  building  is 
acquired  by  the  City  of  Boston  or  the  Authority,  the  Developer 
will  construct  a  public  park  on  the  site  subject  to  design  review 
by  the  Authority  in  accordance  with  Article  31  of  the  Code  and  the 
Development  Review  Procedures. 

The  Revised  Design  Submission  illustrates  the  proposed  public 
spaces  and  landscaping  to  be  provided  at  One  Lincoln  Street.   The 
foregoing  is  subject  to  changes  based  upon  further  design, 
environmental  and  other  development  review  by  the  Authority  in 
accordance  with  Article  31  of  the  Code  and  the  Development  Review 
Procedures . 

Proposed  Uses  of  One  Lincoln  Street;   The  proposed  uses  for 
One  Lincoln  Street  may  include  one  or  more  of  the  uses  in  the  Use 
Chart. 
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Proposed  Dimensions  of  Structures;   The  proposed  dimensions 
of  One  Lincoln  Street  are  set  forth  in  the  Dimensional 
Requirements  attached  hereto  as  Exhibit  D.   It  is  expected  that  no 
zoning  exceptions  will  be  required  for  One  Lincoln  Street  since, 
pursuant  to  Section  40-8.5  of  the  Code,  where  conflicts  between  an 
approved  Development  Plan  and  the  Code  occur,  the  provisions  of 
the  approved  Development  Plan  govern. 

Proposed  Densities;   This  Development  Plan  provides  for  an 
overall  maximum  floor  area  ratio  ("FAR")  for  the  Project  Area  of 
12.85  based  upon  the  ratio  of  952,000  square  feet  of  gross  floor 
area  of  proposed  development  to  the  total  land  area  included  in 
the  Project  Area  of  approximately  74,082  square  feet  of  land.   The 
Project  Area  is  larger  than  the  area  of  the  lot  to  be  owned  by  the 
Developer  (as  defined  in  the  Code)  (the  "Lot")  because  portions  of 
One  Lincoln  Street,  such  as  the  underground  parking  garage,  will 
be  located  under  streets  adjacent  to  the  Lot.   This  Development 
Plan  provides  for  a  maximum  FAR  for  the  Lot  of  13.75  based  upon 
the  ratio  of  952,000  square  feet  of  gross  floor  area  to 
approximately  69,250  square  feet  of  land.   Although  further 
design,  environmental  and  other  development  review  by  the 
Authority  in  accordance  with  Article  31  of  the  Code  and  the 
Development  Review  Procedures  may  result  in  changes  to  the 
foregoing,  the  total  development  (not  including  below-grade 
parking)  will  not  exceed  an  FAR  of  14  for  the  Lot  (969,444  square 
feet  of  gross  floor  area). 

Development  Impact  Project  Contribution;   As  required  under 
Section  26A-3  of  the  Code,  the  Developer  will  enter  into  a 
Development  Impact  Project  Agreement  (the  "DIP  Agreement")  with 
the  Authority  and  will  be  responsible  for  making  a  Development 
Impact  Project  Contribution  (the  "DIP  Contribution")  with  regard 
to  One  Lincoln  Street.   The  DIP  Contribution  shall  be  made,  at  the 
Developer's  option,  by  (i)  the  grant  and  payment  by  the  Developer 
of  a  sum  of  money,  payable  at  the  times,  and  in  the  manner  and 
under  the  conditions  specified  in  the  DIP  Agreement  (referred  to 
in  Section  26A-2(3)  as  the  "Housing  Contribution  Grant"),  (ii)  the 
creation  by  the  Developer  of  housing  units  for  occupancy 
exclusively  by  low  and  moderate  income  residents  of  the  City  of 
Boston  at  a  cost  at  least  equal  to  the  amount  of  the  Housing 
Contribution  Grant  and  under  the  conditions  specified  in  the  DIP 
Agreement  (referred  to  in  Section  26A-2(3)  as  the  "Housing 
Creation  Option"),  or  (iii)  some  combination  of  items  (i)  and  (ii) 
above. 

At  the  present  time,  it  is  anticipated  that  the  DIP 
Contribution  for  One  Lincoln  Street  will  be  satisfied  solely  in 
the  form  of  the  Housing  Creation  Option  subject  to  the  approval  of 
a  Housing  Creation  Proposal  by  the  Authority  and  the  Neighborhood 
Housing  Trust  with  input  from  the  Chinatown  and  Roxbury 
communities.   The  DIP  Contribution  for  One  Lincoln  Street  will  be 
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approximately  $4,300,000.   The  DIP  Contribution  shall  be  payable 
at  the  times,  in  the  manner  and  under  the  conditions  specified  in 
the  DIP  Agreement.   In  the  event  that  a  Housing  Creation  Proposal 
is  not  approved  by  the  Neighborhood  Housing  Trust  and  the 
Authority,  the  Developer  shall  pay  the  DIP  Contribution  in 
accordance  with  the  Housing  Contribution  Grant  provisions  of  the 
DIP  Agreement  entered  into  by  and  between  the  Authority  and  the 
Developer . 

As  required  under  Section  26B-3  of  the  Code,  the  Developer 
will  also  be  responsible  for  making  a  Jobs  Contribution  Grant  with 
regard  to  One  Lincoln  Street.   It  is  anticipated  that  the  Jobs 
Contribution  Grant  for  One  Lincoln  Street  will  be  approximately 
$900,000.   The  Jobs  Contribution  Grant  shall  be  payable  at  the 
times,  in  the  manner  and  under  the  conditions  specified  in  the  DIP 
Agreement . 

Projected  Number  of  Employees:   It  is  anticipated  that  One 
Lincoln  Street  will  generate  approximately  2,000  construction  jobs 
and  provide  approximately  4,000  permanent  jobs. 

Proposed  Traffic  Circulation;   The  development  of  One  Lincoln 
Street  will  contribute  to  the  reduction  of  the  recurring  traffic 
congestion  surrounding  the  Project  Area.   A  new  underground 
parking  garage  designed  and  operated  as  a  modern  first  class 
facility  will  replace  the  existing  deteriorated  above-grade 
garage.   Subject  to  further  design,  environmental  and  development 
revL-ew,  access  to  and  egress  from  the  underground  garage  will  be 
provided  from  Lincoln  Street  and  Kingston  Street.   Traffic 
circulation  in  and  out  of  the  underground  garage  will  be  designed 
to  prevent,  to  the  maximum  extent  possible,  the  on-street  queuing 
of  arriving  vehicles  during  peak  hours  and  thereby  lessen  any 
potential  delays  and  other  adverse  traffic  impacts. 

In  addition,  the  Developer  will  cooperate  with  the  City  in 
the  City's  plans  to  widen  Essex  Street,  an  improvement  which  will 
be  made  more  feasible  by  One  Lincoln  Street.   The  City's  widening 
of  Essex  Street  will  allow  for  two  lanes  of  westbound  traffic  to 
connect  the  Surface  Artery  with  Avenue  De  Lafayette,  resulting  in 
a  new  westbound  link  from  the  Surface  Artery  to  Tremont  Street, 
and  thereby  improving  access  and  egress  to  and  from  the  east  to 
the  Midtown/Cultural  District  and  Downtown  Crossing. 

The  Project  Area  promotes  pedestrian  access  given  its 
location  in  the  heart  of  downtown,  with  excellent  access  to  nearby 
transit  stations  and  terminals,  parking  and  other  office,  retail, 
governmental  and  recreational  facilities.   The  completed  and  soon 
to  be  completed  development  of  surrounding  parcels  formerly 
occupied  by  parking  facilities  —  125  Summer  Street  and  99  Summer 
Street,  for  example  —  has  served  and  will  serve  to  bring  new 
ground  level  retail  uses  and  pedestrian  activity,  improving- 
pedestrian  circulation  in  an  area  which  had  been  a  barrier  in  the 
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past  between  the  retail  area  and  South  Station,  the  Leather 
District  and  Chinatown.   Development  of  the  Project  Area  will 
continue  to  add  to  this  vitality  and  the  ease  of  pedestrian 
traffic. 

The  traffic  diagram  attached  to  this  Development  Plan  as 
Exhibit  E  and  incorporated  herein  (the  "Traffic  Diagram")  depicts 
the  proposed  traffic  circulation  for  One  Lincoln  Street.   The 
Traffic  Diagram  is  subject  to  further  design,  environmental  and 
other  development  review  by  the  Authority  in  accordance  with 
Article  31  of  the  Code  and  the  Development  Review  Procedures. 

Parking  and  Loading  Facilities;   The  underground  parking 
garage  will  contain  up  to  five  levels  and  will  have  a  proposed 
total  capacity  of  up  to  approximately  920  cars,  serving  both 
public  and  tenant  parking  needs.   Part  of  the  garage  may  be 
located  beneath  portions  of  Bedford,  Kingston  and  Columbia 
Streets.   In  addition.  One  Lincoln  Street  will  have  an  interior 
five-bay  loading  dock,  accessed  via  a  ramp  from  Kingston  Street. 
The  foregoing  is  subject  to  further  design,  environmental  and 
other  development  review  by  the  Authority  in  accordance  with 
Article  31  of  the  Code  and  the  Development  Review  Procedures. 

Access  to  Public  Transportation;   The  Project  Area  is  ideally 
situated  for  both  local  and  regional  public  transit  access.   With 
its  proximity  to  Washington  Station  and  South  Station,  it  is  at 
the  hub  of  the  regional  transit  system,  where  subway,  light  rail, 
commuter  rail  and  express  buses  converge.   In  addition,  the 
Project  Area  has  good  access  to  local  bus  routes  which  connect  the 
core  of  the  downtown  commercial  area  with  the  other  city 
neighborhoods . 

Development  Review  Procedures;   All  design  plans  for  One 
Lincoln  Street  are  subject  to  ongoing  development  review  and 
approval  by  the  Authority.   Such  review  is  to  be  conducted  in 
accordance  with  the  Development  Review  Procedures. 

Proposed  Public  Benefits;   One  Lincoln  Street  is  one  of  two 
sites  in  the  first  project  in  the  Parcel-to-Parcel  Linkage  Project 
1  (the  "Program")  being  pursued  by  the  City  and  the  State.   The 
Program  encourages  development  in  areas  which  might  not  otherwise 
attract  development,  encourages  community-based  participation  in 
real  estate  development  and  is  designed  to  produce  numerous 
benefits  to  the  affected  communities  and  the  City. 

A  host  of  additional  community  benefits  will  be  provided  in 
connection  with  both  One  Lincoln  Street  and  the  development  of 
Parcel  18  in  Roxbury,  known  as  Ruggles  Center,  such  benefits  to  be 
set  forth  in  the  Memorandum  of  Understanding  to  be  executed  by  and 
among  the  Authority,  the  Parcel  18+  Development  Task  Force,  the 
Chinatown/South  Cove  Neighborhood  Council,  Ruggles  Center  Joint 
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Venture  and  Kingston  Bedford  Joint  Venture  regarding  community 
benefits  (the  "Community  Benefits  Memorandum").   A  draft  of  the 
Community  Benefits  Memorandum  is  attached  as  Exhibit  F  hereto. 
However,  the  Community  Benefits  Memorandum  is  subject  to  further 
negotiations  by  and  among  the  parties  thereto  and  does  not  create 
or  constitute  any  binding  obligations  upon  the  Developer  until 
fully  executed  by  all  of  the  parties  thereto.   A  copy  of  the 
Community  Benefits  Memorandum  will  be  submitted  to  the  Authority 
upon  its  full  execution. 
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